
Agenda Item # 2 

 
CITY OF SUNNYVALE 

REPORT 
Planning Commission 

 
     April 16, 2007 
 
SUBJECT: 
 

2007-0227 Sand Hill Property Company [Applicant] Fourth Quarter 
Properties XLVII (Partnership Common Name: Forum Development 
Group), Target Corporation, Sun Town Center Properties Corp. (Macy's), 
and Sunnyvale Redevelopment Agency [Property Owners]. Application for 
a Specific Plan Amendment and associated text amendments to Title 19 
(Zoning) of the Sunnyvale Municipal Code and Downtown Specific Plan 
(DSP) for the addition of a new hotel with a maximum of 200 rooms and 
an increase in the maximum amount of allowed office square footage from 
282,000 up to 322,000 in DSP Block 18. APN: 209-34-009, 010, 015, 
016, 017, 018 and 209-35-001, 005, 007, 010, 011, 012. 
 

Resolution Consider an Addendum to the previously certified Program EIR, approve 
an amendment to the Downtown Specific Plan, and to increase the 
development potential of Block 18. 
 

Ordinance Amend Title 19.28.050, 19.28.070, and 19.28.100(b) of the Sunnyvale 
Municipal Code in accordance with the Specific Plan Amendment. 

 
REPORT IN BRIEF 
  
Existing Site 
Conditions 

Developed site including: Town Center Mall with existing 
department stores and associated parking, including structures, 
plus one other developed property. 

Surrounding Land Uses 
North (across Washington) Town and Country Center, 100 Block South 

Murphy Avenue (retail/entertainment) 
 

South (across Iowa) Primarily Residential with some office and other 
commercial uses 
 

East (across Sunnyvale) Mixture of small businesses and residential 
 

West (across Mathilda) Office, retail, residential 
 

Issues Appropriate intensities for the Downtown area. 
 

Environmental 
Status 

The project location is within the boundaries of a previously 
certified Program Environmental Impact Report and previously 
adopted Mitigated Negative Declaration for the Downtown 
Improvement Program. An Addendum to the Program EIR has 
been prepared pursuant to CEQA guideline Section 15164. 
 

Staff 
Recommendation  

Recommend approval of the Specific Plan Amendment request 
with conditions to the City Council. 

 
Vicinity Map- 2003 Downtown Specific Plan Block Designations 
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PROJECT DATA TABLE 
 
DSP Block 18 

 Existing DSP Proposed Change New DSP Proposed 

Office 282,000 sf. +40,000 322,000 

Commercial 1,007,876 sf. -0- Same 

Hotel -0- +200 rooms 150,000 (200 units) 

Height 75 ft. 
(80 ft cinema) -0- Same  

 
 
BACKGROUND 
The following is a summary of the Downtown Specific Plan (DSP) approvals and 
modifications: 
 
1990  - Downtown EIR certified and General Plan amended. 
1993  - DSP approved. 
 - DSP included a hotel in the area north of Washington. 
2003  - Revised DSP approved. 

- Removed a hotel due to concerns that there was not a strong market 
for hotels, and other uses were seen as more important in 
implementing the vision. There was no opposition at the time as other 
uses were preferred. 

2004  - DSP Block 18 revisions for housing and office approved at levels of 
intensity less than requested by applicant. 

 - Not all of the office square footage requested was approved. 
2004  - SDP for Block 18 approved (except Bank of the West site). 
2007  - New developer requests revisions to the 2003 DSP, and 2004 

amendments. 
2007  - SDP for Block 18 re-approved (except Bank of the West site). 
 
DISCUSSION 
 
Description of Proposed Request 
 
For the purposes of this report all actions associated with the request 
(Downtown Specific Plan Amendment and associated text changes to Title 19 of 
the Sunnyvale Municipal Code (SMC)) are collectively referred to as a Specific 
Plan Amendment (SPA). The proposed SPA is a legislative (policy) action that 
addresses intensity of development but does not include review of design 
details such as architecture. A subsequent application (Special Development 
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Permit) will be required for architectural and landscape design and will be 
reviewed at separate public hearings. 
 
The development proposal received from Sand Hill Property Company requests 
an amendment to the DSP and associated sections of Title 19 (Zoning Code) of 
the Sunnyvale Municipal Code. The DSP is the governing General Plan 
document for the subject site. The development proposal includes a new 
150,000 square foot hotel (approximately sf.) with up to 200 rooms and an 
increase of 40,000 square feet of office space to the currently allowed 282,000 
square feet. A conceptual site plan was submitted with the SPA request which 
shows the new hotel would be located on the northeast side of the intersection 
of McKinley and Murphy Avenues. The hotel would be five stories high with the 
lobby level, or lowest level, located on McKinley Avenue at Murphy Avenue 
between the ground floor retail spaces. The hotel would displace the second 
level retail uses currently shown on the approved plans (approximately 30,000 
square feet), which could be located elsewhere on site if the hotel is approved in 
this location. 
 
The additional office square footage would be located above the proposed 
grocery store on Mathilda Avenue immediately south of McKinley Avenue. The 
new square footage would be placed in two stories (2nd and 3rd levels) above the 
grocery store and would displace the second level retail uses currently shown 
on the approved plans (approximately 39,000 square feet), which could be 
located elsewhere on site if the office square footage is approved in this 
location. 
 
The new hotel and 40,000 square feet of office would be in addition to the 
approved plans and would not reduce the total allowable retail square footage 
for Block 18.  
 
Environmental Review 
 
As part of its Downtown Improvement Program Update June 17, 2003, the City 
has already analyzed the environmental effects of buildout of the Downtown 
Specific Plan in a Program EIR. The analysis concluded that significant and 
unavoidable impacts to regional air quality and the transportation system 
would occur with buildout of the plan. The City Council made Findings for a 
Statement of Overriding Social/Economic Considerations required by the 
California Environmental Quality Act (CEQA) at the time of the EIR certification 
and approval of DSP. The adopted DSP was approved with development 
intensity less than the intensity levels studied by the 2003 Program EIR. See 
Addendum to the previously certified EIR in Attachment B for details. The 
following table shows the approved intensities, the development intensities 
remaining, and the proposed project. 
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Downtown 
Specific 
Plan 

EIR Development 
Intensity  

Analyzed for  
DSP area only 

Development 
Intensity Approved
and Assigned by 

the 2003 DSP and 
2004 SPA 

Current 
Development 

Potential 
Remaining  

Proposed  
Amendment 

Office sf. 1,238,700 1,040,421 +198,279 +40,000 

Retail sf. 1,367,300 1,367,300 -0- -0- 

Housing 
Units 2,191 2,009 +182 -0- 

Hotel -0- -0- -0- +150,000  
(200 Rooms) 

 
This project includes an Addendum to the Program EIR demonstrating the 
proposed SPA is not a substantial change from the previously studied 
intensities and the analysis of the impacts is within the scope of the analysis of 
the previously certified Program EIR (Attachment B: Addendum to the Program 
EIR). Approval of the SPA requires consideration of the Program EIR in 
conjunction with the proposed Addendum and affirmation of the Statement of 
Overriding considerations adopted June 17, 2003.  
  
Specific Plan Amendment  
 
Setting: Block 18 is a centrally located 36 acre sub-district within the larger 
103 acre Downtown Specific Plan area. The subject area is also located within 
Sunnyvale's only Redevelopment Project Area. Block 18 is generally defined as 
the area between Mathilda Avenue and Sunnyvale Avenue and between 
Washington Avenue and Iowa Avenue.   
 
The nearby uses to the subject site range from new high-intensity five and six-
story office buildings to the northwest and one-story single-family homes 
towards the south. Existing commercial uses also boarder portions of the site.   
The long-term land uses for the DSP area surrounding the site envision the 
following (Attachment C): 
 

• Mathilda Avenue - Very-High Density Residential 
• Washington Avenue - Office and Mixed-Use Residential/Commercial 
• Sunnyvale Avenue - Commercial and Low-Medium Density Residential 
• Iowa Avenue - Office and Low-Density Residential 

 
Goal: The applicant cites the following reasons why the proposal is beneficial 
for the City to consider:   
 

• Hotel provides support for Sunnyvale businesses and diversifies the 
use mixture in the Downtown. 
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• Additional office square footage will help to strengthen Downtown and 

support the nearby businesses, as well as continue to enliven the 
City’s economic base with additional jobs. 

• The combination of requests increases the financial viability of the 
project and tax revenues for the City. 

 
The purpose of Block 18 within the Downtown Specific Plan is to invigorate the 
Downtown as a whole by becoming the commercial core’s regional 
retail/entertainment anchor and hub of activity. Block 18 is expected to 
integrate the existing and future land uses of the Town & Country shopping 
center, Mozart Office buildings, 100 Block of Historic South Murphy Avenue, 
Plaza del Sol, and the Caltrain station. The vision for the DSP includes: added 
vitality through an infusion of new uses, redevelopment of a decaying 
commercial core (Town Center Mall), additional City revenue, increased 
connectivity, and establishment of a sense of Downtown identity that is 
compatible with Sunnyvale's community character.  
 
Proposed Hotel: The applicant is proposing a new hotel with 150-200 rooms, 
located at the proposed intersection of Murphy and McKinley Avenues. The 
hotel lobby will wrap the corner and will face both streets. The lobby will front 
on Murphy Avenue and hotel parking will be accessed from the parking 
structure behind the building. To better serve hotel guests, the applicant is 
also proposing to add 87 underground spaces under the approved five level 
parking structure. These spaces will likely be secured spaces for the exclusive 
use of hotel guests and employees.  
 
The current 2003 DSP does not include a hotel as part of the plan and SMC 
Title 19 does not list a hotel as a permitted use in Block 18. Under the 1993 
DSP a hotel was approved for the north of Washington area. At the time, a 
hotel was envisioned as a viable and integral part of any successful downtown 
area. In 2003, the provision of a hotel in the DSP was removed due to a market 
analysis at that time demonstrated there was an over abundance of hotel space 
saturating the Sunnyvale market. During the course of the 2003 EIR and DSP 
approvals, the allowance of a hotel was removed since future projections did 
not demonstrate a need in the Downtown.  
 
Market Context: Beginning in approximately 1995, improved economic 
conditions led to higher occupancy rates and room charges, as well as a growth 
in the hospitality industry. This growth peaked in Sunnyvale during fiscal year 
2000-2001, when the City’s Transient Occupancy Tax (TOT) revenue reached 
$10.7 million. This peak was followed by a severe economic downturn that 
greatly reduced the City’s TOT revenue. From 2002 to 2004, Sunnyvale hotels 
saw a significant reduction in both average occupancy rate and average room 
rate, and fiscal year 2003-2004 TOT revenue dropped to $4.8 million. This 
decrease in TOT was directly related to the considerable downturn in the local 
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economy and state of uncertainty surrounding the global economy. This was at 
the same time the City approved the current DSP and removed the allowance of 
a hotel. 
 
The economic downturn is widely believed to have ended around the start of 
2005. Since then, hospitality occupancy rates in the area have begun to 
increase, primarily for business travel Monday through Thursday, but 
secondarily for leisure travel Friday through Sunday. This increase is generally 
attributed to a rise in business travel in the area, and the bulk of Sunnyvale’s 
TOT revenue stems from weekday business travel. The applicant believes a 
hotel in the Downtown area would be successful in catering to both markets. 
 
Based on the most recent level of receipts the City is now starting to see 
indications of revenue growth in the hotel industry. However, the stock of 
Sunnyvale hotel properties is aging and is not on par with some of the hotel 
offerings in Santa Clara, Mountain View, and San Jose. This situation may 
have an impact on the growth rate of the City’s TOT, which makes the addition 
of a new hotel in the Downtown area an important factor to consider.  
 
Appropriateness of Location: A site plan was submitted with the SPA request 
which shows the new hotel would be located on the northeast side of the 
intersection of McKinley and Murphy Avenues. The hotel would be five stories 
high with the lobby level, or lowest level, located on McKinley Avenue at 
Murphy Avenue between the ground floor retail spaces. The hotel would 
displace the second level retail uses currently shown on the approved plans 
(approximately 30,000 square feet), which could be located elsewhere on site if 
the hotel is approved in this location. 
 
The applicant has chosen to locate the hotel at the intersection of McKinley and 
Murphy Avenues to help energize the eastern end of McKinley. This area was 
approved in 2007 with two stories of retail. While this is viable retail space, it 
will not create an atmosphere similar to the surrounding uses, such at the 
cinema, Redwood Square, Target, and Macy’s. Staff and the applicant 
discussed the option of moving the hotel to the Mathilda side of the project so 
the hotel would be visible from the primary project frontage. The disadvantage 
to this location versus the eastern side location is the hotel presence/vitality is 
no longer centrally located. One clear advantage of the eastern side location is 
that hotel guests will be located close to the businesses on the 100 Block of 
South Murphy Avenue. Hotel guests will likely patronize these businesses, 
particularly during the evening hours, when the restaurants and bars are in 
full operation. 
 
Proposed Additional Office: The applicant is proposing an increase of 40,000 
square feet of office space to the currently allowed 282,000 square feet in Block 
18 of the DSP. The additional square footage is proposed to be located above 
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the ground floor retail space in the building on Mathilda between Booker and 
McKinley. In 2004, the Forum Group requested an additional 100,000 square 
feet of office space and the City Council approved a Specific Plan Amendment 
for an additional 80,000 square feet. This raised the DSP Block 18 office area 
entitlement up to a total of 282,000 square feet, which includes the 7,000 
square foot Bank of the West building. The office uses allowed in Block 18 
would include administrative, professional, medical, and financial uses. 
 
Market Context: Although current market demand is still low for large-scale 
office space, near-term economic prospects for office use in the region is 
rebounding. The DSP proposed office entitlements will help to address 
Sunnyvale’s near-term demand for Class “A” office space. The proposed 
Downtown location of Class “A” space would contribute to the diversity in office 
types and locations within Sunnyvale. The City generally lacks newer Class “A” 
office space, as compared to its overabundance of older Class “C” office space 
in existing industrial areas. The Downtown’s amenities including the Caltrain 
station, redeveloped Downtown, and existing Downtown, are believed to provide 
a strong competitive edge for both near-term and long-term prospects of leasing 
the proposed additional office space. 
 
Appropriateness of Location: The additional office square footage would be 
located above the proposed grocery store on Mathilda Avenue immediately 
south of McKinley Avenue. The new square footage would be placed in two 
stories (2nd and 3rd levels) above the grocery store and would displace the 
second level retail uses currently shown on the 2007 approved plans 
(approximately 39,000 square feet), which could be located elsewhere on site if 
the office square footage is approved in this location. 
 
During the 2003 DSP approval process, there was significant discussion about 
suitability and intensity of development along Mathilda Avenue. The original 
vision was a continuation of office development, similar to the Mozart office 
buildings, along the entire frontage of Mathilda Avenue. After consideration of 
public input, a reduction in height was recommended along Mathilda Avenue. 
The final City Council approval for Block 18 reduced the 2002 Design Plan 
office recommendations from 100 feet to 75 feet and lowered the intensity from 
308,000 square feet to 202,000 square feet.  
 
Mass and Scale: While the proposed project is within the maximum height 
limits prescribed in Block 18 of the DSP, the proposed SPA, if approved, will 
create a higher project overall. The proposed office area will be more consistent 
with the intent of the DSP in terms of creating a mid-rise office corridor or 
Mathilda gateway entrance to the Downtown area. The proposal may also help 
the transition from the Mozart buildings (106 feet high – to the top of the 
mechanical screening), through the approved Town Center office buildings (75 
feet high – excluding mechanical screening), through the future office building 
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allowed in Block 13 (50 feet high), down to the future buildings in Block 20 (40 
feet high). Without the third level of office space, this portion of the Mathilda 
corridor will have an awkward juxtaposition with the adjacent uses 
(existing/proposed) in Blocks 1 and 13. 
 
The proposed hotel, while consistent with DSP intensities, could have a more 
significant impact on the adjacent uses across Sunnyvale Avenue. These uses 
include: financial institution, parking lot (City owned), and mixed use senior 
housing with retail/office space on the ground floor (Plaza de Las Flores). The 
approved cinema across McKinley is proposed be by 63 feet high and retail 
uses surrounding Redwood Square are proposed at approximately 30 feet. 
 
Considering the existing height limits under the DSP and the adjacent land use 
intensities, the proposed scale of development would be consistent with the 
intended character of Block 18 and the DSP. The following table compares land 
use, height, FAR, and density (General Plan level community character 
elements), for seven similar downtown blocks. 
 
Comparison to Adjacent DSP Sub-Districts 

 
If the SDP request were approved, the Floor Area Ratio for Block 18 would rise 
from approximately 110% up to 123%.  
 
Community Character: The DSP describes Downtown Sunnyvale as an 
enhanced traditional downtown with appropriately scaled uses and character 
for a medium-sized city. The proposed office square footage and hotel could be 
viewed as contributing to this enhancement of downtown and its sense of place 
and identity. Alternatively, the community may find that sufficient uses already 

Location Use Max. Height FAR Estimate 
at Buildout 

Density 
(units/acre) 

Block 1 (Mozart) Office/retail 100 285% (existing) N/A 

Block 1a  
(Town & Country)  Residential/Retail 85 ft. 125-200% 78 

Block 2 (Murphy) Retail/Office 36 ft. 89%  N/A 

Block 7 Retail/Residential 50 ft. 109% (existing) 28 

Block 13  
(Mathilda only, 2/3 
of block) 

Office/Retail Only 
50 ft. 
Mathilda 
30 ft. Taaffe 

240% N/A 

Block 15 and 16 
combined 

Very High Density 
Residential 

50 ft. 
Mathilda 
30 ft. Charles 

180% 56 

Block 18 
(Existing) Mixed Use 75 ft. 

80 cinema 110% N/A 
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exists in this area and that additional development is not needed to create or 
enhance character. The exact community character for Block 18 will be 
primarily determined through the architecture and landscaping SDP review 
process. 
 
Jobs/Housing Balance: As stated in the 2003 Downtown EIR, the Downtown 
area as a whole would result in a slight overall decrease in the projected 
citywide year 2020 jobs/housing ratio from 2.61 to 2.59. At buildout the 
Downtown would not be balanced in terms of jobs to housing, with housing 
outpacing jobs. The proposed additional 40,000 square feet of office space 
would create approximately 120 jobs and the hotel approximately 33 jobs. The 
affect on the cities current jobs/housing ratio would be imperceptible. 
 
Fiscal Impact 
The project is located within the Sunnyvale Central Core Redevelopment 
Project area. Property Tax Increment associated with redevelopment of the site 
goes to the Sunnyvale Redevelopment Agency (RDA) to be used for appropriate 
public investment in revitalizing the Downtown area. The 2007 project was 
expected to result in an estimated $4.05 million of annual Property Tax 
Increment to the RDA.  
 
The proposed SPA would result in a further increase in both property tax 
revenue (office square footage) and hotel Transit Occupancy Tax (TOT) after the 
land uses are built.  The property tax increase is estimated at $80,000 per 
year. Block 18 is within a Redevelopment Project Area, which means all of the 
incremental property tax revenue gains would flow to the RDA through the year 
2025. Beginning in year 2026, the City would receive a 13% share of the 
property tax collected. The revenue directed to the Redevelopment Agency 
through 2025 benefits the City through its reinvestment within the Downtown 
Redevelopment Area. The hotel TOT increase is estimated at $744,600 per year. 
All TOT revenue would go directly into the City’s General Fund. 
 
 Public Contact 
 

Notice of Public Hearing Staff Report Agenda 
• Published in the Sun 

newspaper  
• Posted on the site  
• 1,350 notices mailed to 

the property owners and 
residents within expanded 
500 ft. of the Downtown 
Specific Plan Boundary 

 

• Posted on the City of 
Sunnyvale's Website 

• Provided at the 
Reference Section of 
the City of 
Sunnyvale's Public 
Library 

• Posted on the 
City’s official 
notice bulletin 
board  

• City of 
Sunnyvale's 
Website  
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General Plan Goals: General Plan Goals are located in Attachment A. 
 
Alternatives 
 
1. Approve a Resolution to amend the Downtown Specific Plan for Block 18 

Specific and introduce an ordinance to increase the intensity of Block 18 
by an additional 40,000 square feet of office and a new hotel with up to 
200 rooms.  

 
2. Approve a Resolution to amend the Downtown Specific Plan for Block 18 

and introduce ordinance with modified intensity for additional office 
square footage and/or new hotel, as determined to be appropriate for 
Block 18. 

 
3. Deny the request for additional development intensity within Block 18. 
 
Recommendation 
Staff recommends the Planning Commission recommend to the City Council 
Alternative 1. Approve a Resolution to amend the Downtown Specific Plan for 
Block 18 Specific and introduce an ordinance to increase the intensity of Block 
18 by an additional 40,000 square feet of office and a new hotel with up to 200 
rooms. 
 
Staff believes the addition of the hotel, while not included in the 2003 DSP, 
could have many beneficial impacts for the approved redevelopment project as 
well as the greater Downtown area. In particular, a hotel would create 
additional activity/vitality in the Downtown, bring additional revenue to 
existing/new Downtown businesses, and bring additional revenue to the City’s 
RDA. Staff is recommending up to a maximum of 200 rooms to provide 
flexibility as the hotel is designed and located within the plans. 
 
Similar to the addition of a hotel, staff believes the additional office square 
footage could have beneficial impacts for the Downtown area including 
additional business revenue and jobs, while not having a notable impact on the 
heights and bulk of the proposed office buildings. In recommending approval of 
the Specific Plan Amendment, staff also believes the commercial nature of 
Block 18 will further be enhanced by the addition of more employees to 
patronize the Downtown core area. 
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Reviewed by: 
 
 
 
      
Robert Paternoster 
Director of Community Development 
 
Reviewed by: Trudi Ryan, Planning Officer 
Prepared by: Steve Lynch, Project Planner 
 
 
Approved by: 
 
 
 
      
Amy Chan 
City Manager 
 
 
 
Attachments: 
A. General Plan Goals and Policies 
B. Addendum to the 2003 Program EIR 
C. Downtown Specific Plan Sub-District Heights 
D. Draft Resolution to Amend the 2003 Downtown Specific Plan 
E. Draft Ordinance to Amend Sunnyvale Municipal Code 
F. Site Plans 



2007-0227 – Sand Hill Property Co. Attachment A 
  Page 1 of 2 

 
 
General Plan Goals and Policies  
 
Downtown Specific Plan 
Goal 2: Establish the downtown as the cultural, retail, financial and 

entertainment center of the community, complemented by 
employment, housing and transit opportunities. 

 
Land Use and Transportation Element 
Goal C4: Sustain a strong local economy that contributes fiscal support for 

desired city services and provides a mix of jobs and commercial 
opportunities. 

 
Policy N1.2   Require new development to be compatible with the 

neighborhood, adjacent land uses and the 
transportation system. 

 
Action Statement N1.2.3: Develop specific area plans to guide 

change in neighborhoods that need special attention.  
 

Policy N1.13.2 Support convenient neighborhood commercial 
services that reduce automobile dependency and 
contribute positively to neighborhood character. 

 
Action Statement N1.1.3: Use density to transition between land 

use, and to buffer between sensitive uses and less 
compatible uses.  

 
Housing and Community Revitalization Sub-Element 
Goal A: Foster the expansion of the housing supply to provide greater 

opportunities for current and future residents within limits imposed 
by environmental, social, fiscal and land use constraints. 

 
Policy A.1  Continue to improve, if feasible, the existing jobs to 

housing ratio. 
 
Policy A.3   Continue to permit and encourage a residential mix 

with jobs producing land use, as long as there is 
neighborhood compatibility and no environmental 
constraints.  

 
Socio-Economic Element 
Economy and Employment GOAL 5.1B: Maintain and establish policies that 

promote a strong economy which provides economic opportunities 
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for all Sunnyvale residents within existing environmental, social, 
fiscal and land use constraints.  

 
Policy 5.1B.4 Participate in regional efforts to respond to 

transportation and housing problems caused by 
economic growth in order to improve the quality of 
life and create a better environment for business to 
flourish. 

 
GOAL 5.1C: Endeavor to maintain a balanced economic base that can resist 

downturns of any one economic sector.  
 

Policy 5.1C.1  Support efforts to establish Sunnyvale's Downtown 
area as a strong commercial center for the City. 

 
Policy 5.1C.4 Promote business opportunities and business 

retention in Sunnyvale. 
 
Policy 5.1C.5  Support land use policies that provide a diversified 

mix of commercial/industrial development. 
 
Fiscal Sub-Element 
GOAL 7.A:  Maintain and enhance the City’s revenue base. 
  
GOAL 7.1A.1:   Revenue base: Maintain a diverse and stable revenue base for 

the City. 



 

 
 

 
CITY OF SUNNYVALE 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
PLANNING DIVISION 

 

Addendum to the Program Environmental Impact Report for the 2003 
Sunnyvale Downtown Improvement Program Update, certified by the 
Sunnyvale City Council on June 17, 2003, by Resolution number 123-03. 

   
1. Project Title: Town Center Redevelopment Project 

 
2. Project Number: 

 
2007-0227 

3. Lead Agency Name and Address: City of Sunnyvale 
Community Development Department 
Planning Division 
 

4. Contact Person and Phone Number: 
 

Steve Lynch, Project Planner  
408-730-2723 
 

5. Project Location: 2502 Town Center Lane, Sunnyvale, CA 
 

6. Project Sponsor’s Name and Address: Sand Hill Property Company 
489 S. El Camino Real 
San Mateo, CA 94402 
 

 
 
1.0  INTRODUCTION 
 
The City of Sunnyvale has been pursuing redevelopment of the existing Town Center 
Mall site for the past several years and has adopted the Downtown Improvement 
Program with the goal of revitalizing this portion of the City’s central core. On June 
17, 2003, the City Council adopted amendments to the City of Sunnyvale General 
Plan as part of an effort to update the Downtown Improvement Program. The 
amendments to the General Plan designated specific entitlements for blocks in the 
downtown core, including land uses, densities, and building heights. The City 
subsequently amended its Downtown Specific Plan (DSP) and Title 19 (Zoning Code) 
to set further guidelines and standards for future downtown developments. The 
environmental effects of these actions were analyzed in a Downtown Improvement 
Program Update Final EIR (Program EIR) for the Sunnyvale Downtown Improvement 
Program Update, which was certified by the City Council on June 17, 2003 
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(Resolution No 123-03). In 2004 and again in 2007, the City Council approved 
development projects for Block 18 of Sunnyvale’s Downtown area under the same 
development intensities allowed by the DSP. 
 
 
2.0  SUMMARY 
 
A Specific Plan Amendment proposal for the Town Center Redevelopment Project is 
now being considered that would modify the maximum development entitlements 
allowed for Block 18 in the DSP area. This proposal includes a new hotel with up to 
200 rooms and an increase of 40,000 square feet of office space. Since the changes 
proposed are within the scope of the overall project analyzed by the 2003 Program 
EIR, no additional environmental documentation is required for this project. This 
Addendum has been prepared to address the development proposal pursuant to 
California Environmental Quality Act (“CEQA”) Guideline 15164. 
 
 
3.0  PROJECT DESCRIPTION 
 
The Specific Plan Amendment proposal received from Sand Hill Property Company 
requests an amendment to the DSP and associated sections of Title 19 (Zoning Code) 
of the Sunnyvale Municipal Code. The DSP is the governing General Plan document 
for the subject site. The development proposal includes a new 150,000 square foot 
hotel with up to 200 rooms and an increase of 40,000 square feet of office space to 
the currently allowed 282,000 square feet. A conceptual site plan was submitted 
with the Specific Plan Amendment request which shows the new hotel would be 
located on the northeast side of the intersection of McKinley and Murphy Avenues. 
The hotel would be five stories high with the lobby level, or lowest level, located on 
McKinley or Murphy between the ground floor retail spaces. The hotel would 
displace the second level retail uses currently shown on the approved plans 
(approximately 30,000 square feet), which could be located elsewhere on site if the 
hotel is approved in this location. 
 
The additional office square footage would be located above the proposed grocery 
store on Mathilda Avenue immediately south of McKinley Avenue. The new square 
footage would be placed in two stories (2nd and 3rd levels) above the grocery store and 
would displace the second level retail uses currently shown on the approved plans 
(approximately 39,000 square feet), which could be located elsewhere on site if the 
office square footage is approved in this location 
 
The new hotel and 40,000 square feet of office would be in addition to the approved 
plans and would not reduce the total allowable retail square footage for Block 18. 
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4.0 Background 
 
The following section provides background information on both the Program EIR and 
the DSP. 
 
4.1 Program EIR 2003 
The Downtown Improvement Program Update Final EIR was adopted as part of the 
Downtown Improvement Program Update in 2003. The Program EIR considered the 
impacts of development for buildout of the Downtown area, including the types and 
maximum intensity of uses for Block 18. The effects of buildout are discussed in 
terms of cumulative impacts of development and include such issues as traffic 
volume, cultural resources, and air quality. The Program EIR includes mitigation 
measures that address the potentially significant impacts identified in the EIR 
analysis and are applicable to all future development in the Downtown area. The EIR 
was prepared as a Program EIR to address the potential environmentally significant 
effects of the development undertaken as part of the downtown initiatives and to act 
as the primary CEQA analysis document for project specific development actions 
utilizing the "tiering" concept of environmental analysis. The Program EIR was 
certified by the City Council on June 17, 2003. 
 
In July 2004, an Addendum to the Program EIR was adopted for  
Downtown Specific Plan changes proposed as part of the 2004 Forum Group (Fourth 
Quarter Properties) project approval. The addendum tiered from the original 2003 
Program EIR. Through a Mitigated Negative Declaration (MND), a supplement to the 
2003 Program EIR was also prepared in conjunction with the 2004 Forum Group’s 
Special Development Permit project. In August 2004, the MND was adopted and the 
project approved.  
 
The Program EIR did not address project specific impacts for a particular 
development proposal because the variety of site-specific configurations available 
within the maximum limits identified for the Downtown area would have been 
speculative if addressed in the EIR. Issues addressed in the 2004 MND included 
project specific impacts including the proposed on-site circulation pattern, parking, 
land use pattern, public utility capacity, aesthetics, and preservation of Heritage 
Resources (six redwood trees). In addition to the applicable EIR Mitigation 
Monitoring and Reporting Program, two additional specific mitigation measures were 
incorporated into the 2004 MND to address tree preservation measures for the six 
redwoods and the provision of a traffic signal at the reconfigured intersection of 
Murphy and Washington Avenues. 
 
A complete discussion of the background and actions related to the Downtown 
Improvement Program is contained within the EIR for the 2003 Downtown 
Improvement Program Update (State Clearinghouse ID#: 1988110816).   
 
 



DOWNTOWN IMPROVEMENT PROGRAM UPDATE  ADEIR 
City of Sunnyvale   Page 4 of 10 
March 23, 2007 
 
 
4.2 Downtown Specific Plan  
In addition to the City Council’s certification of the Program EIR in 2003, the 
Council also amended the 1993 DSP by designating the intensity of uses throughout 
the Downtown area. The DSP area is a 103 acre area within the greater Downtown 
150 acre area. The Council approved the 2003 DSP and associated zoning code 
amendments on October 14, 2003. The Redevelopment Agency approved 
amendments to the Redevelopment Plan on November 11, 2003.  
 
Figure 4.2: Approved DSP Boundary and Blocks 
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The 103 acre DSP project area is further divided into smaller planning units 
described as “blocks” and “sub-blocks.” Although each block was assigned 
maximum development intensities, the analysis of impacts and subsequent 
mitigation measures is based on the allowable development for the entire DSP area. 
 
5.0  COMPLIANCE WITH CEQA 
 
The California Environmental Quality Act (CEQA) provides an opportunity to 
streamline subsequent project environmental reviews, following the certification of a 
Final EIR. The subsequent environmental reviews may include project additions, 
corrections, and/or changes through a variety of document types, dependent on the 
degree of change proposed by the subsequent project and the potential for 
significant, different, or more severe effects on the environment. CEQA section 
15162 states that when a Final EIR has been certified, no subsequent EIR shall be 
prepared for that project unless the lead agency determines, on the basis of 
substantial evidence in the light of the whole record, that one or more of the 
following has occurred: 
 
 (1) Substantial changes are proposed in the project which will require major 

revisions of the previous EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously 
identified significant effects; or 

 
 (2) Substantial changes occur with respect to the circumstances under which the 

project is undertaken which will require major revisions of the previous EIR due 
to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects; or 

 
 (3) New information of substantial importance related to significant impacts, 

severity of significant impacts, or mitigation measures; which was not known and 
could not have been known with the exercise of reasonable diligence at the time 
the previous EIR was certified as complete. 

 
None of the above situations can be attributed to the proposed Specific Plan 
Amendment since the proposed amendment is not a substantial change from the 
previous Program EIR and there is no new information related to significant impacts.  
 
5.1 Addendum to Previously Certified EIR 
CEQA guideline 15164 permits preparation of an addendum to address necessary 
additions/changes to the EIR for consistency with the proposed Specific Plan 
Amendment. Because the current proposal does not increase development 
intensities beyond the levels studied by the 2003 Program EIR (examined in 6.0 
Project Impact Analysis below), no additional significant impacts are anticipated, nor 
are significant impacts expected to increase. Although no changes to significant 
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impacts were identified, the existing significant and unavoidable impacts to 
cumulative regional air quality and traffic and transportation still remain and 
require a statement of overriding consideration in conjunction with approval of the 
Specific Plan Amendment.  
 
5.2 Scope of the Addendum 
The focus of this Addendum is a comparative analysis of the preferred project 
studied in the 2003 Program EIR for the Downtown Improvement Program Update 
and its relationship to the 2003 DSP, the 2004 DSP Amendment, and the subject 
Specific Plan Amendment request. This Addendum addresses the following potential 
project issues: 
 

1. Development intensities studied by the Program EIR. (Section 6.1) 
2. Development potential remaining in the Downtown area. (Section 6.2) 
3. Analysis of project buildout. (Section 6.3) 
4. Analysis of trip generation. (Section 6.4) 
5. Analysis of potential height impacts. (Section 6.5) 
6. Analysis of potential impacts to schools (Section 6.6) 

 
The proposed changes to the DSP and Title 19 of Sunnyvale’s Municipal Code are 
discretionary actions and may or may not be approved, pending public testimony 
and the deliberations of the City Council.  
 
 
6.0 PROJECT IMPACT ANALYSIS 
 
6.1 Development Intensities Analyzed Under the 2003 Program EIR 
The Program EIR evaluated an overall planning area of 150 acres which included a 
sub-area of 103 acres for the DSP area. The remaining 47 acres were studied but not 
included within this DSP planning area. The following Table 6.1 is a summary of EIR 
intensities studied.  
 
Table 6.1: EIR Maximum Development Intensities Studied 

Downtown Improvement 
Program Update  

EIR Total Square 
Footage or Units 
(150 acres) 

EIR DSP area 
(Maximum Intensity) 
(only 103 acres) 

Acres 150 103 

Housing Units 2,520 2,191 

Commercial/Retail 1,447,550 sf. 1,367,300 

Office 1,272,190 sf. 1,238,700 

Public Facility 12,240 sf. -0- 
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6.2 Development Potential Remaining Under the 2003 Program EIR 
When the City Council considered the DSP in 2003, it approved reduced 
development intensities than analyzed for the Downtown area under the preferred 
project of the Program EIR. All development that was analyzed in the EIR was 
included in the mitigation measures, even though all of the development potential 
was not adopted as part of the Downtown Specific Plan approvals. As part of the 
General Plan/Specific Plan amendment consideration in July 2004, there were a 
number of corrections that were made to the Permitted Land Use table (densities and 
residential units were correlated), which decreased the maximum allowable 
residential units in the DSP by 82. The Council then approved 92 additional units 
for Block 18, resulting in a net increase of 10 units in the Downtown. (Table 6.2) 
 
Table 6.2: EIR DSP Max. Intensities Studied vs. DSP Approved Intensities 
Downtown 
Specific Plan 
Area 

EIR  
(Maximum 
Intensity) 

Approved Intensity 
(June 17, 2003 +  
July 2004) 

Difference between 
EIR and DSP 

Acres 103 103 -0- 

Housing Units 2,191 2,009 <182> 

Commercial/Retail 1,367,300 1,367,300 -0- 

Office 1,238,700 1,040,421 <198,279> 

 
6.3 Analysis of Project Buildout 
The following analysis in Table 6.3 outlines the currently proposed Specific Plan 
Amendment (2007) versus the development potential currently remaining. The 
results show that the proposed amendment will not exceed the maximum 
development intensities studies under the 2003 Program EIR with the new hotel 
substituting for previously reviewed office square footage as discussed below. The 
results show that 8,279 square feet of office and 182 housing units will remain in 
addition to the proposed amendment (2007).  
 
Table 6.3: Future Development Intensities Remaining 

Downtown 
Specific Plan Area 

Potential 
Development 

Remaining under EIR  

Proposed  
Amendment 

Future Development 
Potential Remaining 

Acres -0- -0- -0- 

Housing Units 182 -0- +182 

Commercial/Retail -0- -0- -0- 

Office 198,279 40,000 

Hotel Rooms -0- 150,000 
(200 Rooms) 

+8,279 
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6.4 Analysis of Trip Generation 
The following section provides a quantitative overview of the potential impacts 
resulting from modifications to the proposed project’s trip generation.  
 
As shown in the previous analysis, there is a development potential of intensities 
studied by the EIR but unassigned by the DSP or subsequent amendments. 
Similarly, these intensities equate to trip generation rates that were studied by the 
EIR but not adopted for the DSP. The following Table 6.4a shows the daily trip 
generation rates with the proposed Specific Plan Amendment modification. Although 
a hotel was not specifically studied under the EIR, the trip generation rate is similar 
to the trip rate of the studied office square footage. The result is that the project’s 
total daily trip generation totals are within the total trips analyzed under the EIR. 
 
Table 6.4a: Trip Generation Analysis (Daily Total) 

Use Rate 
Potential 

Development 
Remaining  

under the EIR 

Proposed 
Amendment 

Difference in 
Daily Trips 

Housing 
Units 5.57/ unit 1,068 -0-  

Office sf. 11.01/ 1000 sf. 2,183 440  

Hotel 8.17/ room -0- 1,634  

Daily Trip Total 3,251 <2,074> +1,177 
 
Table 6.4b shows a similar analysis with the trip generation rates for AM and PM 
peak hour traffic periods. 
 
Table 6.4b: Trip Generation Analysis (AM/PM Rates) 

Rate 

Potential 
Development 

Remaining under 
the EIR 

Proposed 
Amendment 

Difference in PM 
Trips  Use 

AM PM AM PM AM PM  

Housing 
Units  .45 .55 82 100 - - +100 

Office sf. 1.55 1.49 307 295 62 60 +235 

Hotel .56 .59 - - 112 118 <118> 

PM Totals +395 <178> +217 
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6.5 Analysis of Height Impact  
Throughout the 2003 DSP planning process, public input included concerns about 
overall building heights and project intensities that were proposed as part of the 
preferred project. In response to those concerns, a combination of staff 
recommendations and City Council decisions resulted in reduced building heights in 
the approved plan of 2003.  Blocks 13, 18, and 20 were lowered in maximum height 
from 100 feet to 50 feet. Block 18 was an exception, with its height lowered from 100 
feet to 75 feet.   
 
The proposed Specific Plan Amendment included two levels of office on the second 
and third levels along Mathilda Avenue, as well as a five story hotel at the 
intersection of McKinley and Murphy Avenue. This proposed amendment is within 
the scope of the overall analysis for the 2003 Program EIR and the DSP approval for 
the Block 18 location, since no change in the permitted maximum height of 75 feet 
or five stories is proposed as part of this project. Additionally, the amendment is in 
harmony with the Program EIR in locating office development along the Mathilda 
Avenue office corridor. 
 
6.6 Analysis of Schools Impact 
Since the proposed office square footage and new hotel are not residential uses, they 
will not have a student generation rate associated with their uses. The Specific Plan 
Amendment therefore will not have an impact on the local schools as a result of the 
project.  
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7.0 SUMMARY OF IMPACTS 
 
As the above analysis demonstrates, the proposed Specific Plan Amendment 
modifications to the approved 2003 DSP, are within the maximum entitlements 
allowed by the 2003 Program EIR and subsequent 2004 MND. The level of impacts 
and the resulting intensity of development would in fact continue to be less than 
those analyzed in the 2003 Program EIR. Therefore the proposed Specific Plan 
Amendment is not a substantial change from the previously studied intensities and 
the analysis of the impacts is within the certified Program EIR. In addition, the 
conclusions on the severity of those impacts, requires no additional analysis to 
address the Specific Plan Amendment. Finally, the environmental setting of the 
Program EIR has not changed since the EIR’s certification and no new information 
has been presented that would affect the determination of an environmental effect as 
significant, or increase the severity of a known environmental effect.   
 
 
 
 
Prepared by: 
 
Lead Agency: City of Sunnyvale 
 
 
     
Steve Lynch, Senior Planner 
 
Date: April 2, 2007 
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 RESOLUTION NO.  ________ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY 
OF SUNNYVALE AMENDING THE GENERAL PLAN AND 
THE 2003 DOWNTOWN SPECIFIC PLAN (DSP) TO 
INCREASE MAXIMUM DEVELOPMENT INTENSITY 
PERMITTED IN DSP BLOCK 18 
 

 
 WHEREAS, the City of Sunnyvale has been engaged in a Downtown Improvement 
Program ("Program") with the goal of revitalizing the City’s original central area.  The Program 
has consisted of a number of City-adopted, interrelated planning and redevelopment components, 
including the Sunnyvale Downtown Specific Plan and associated zoning code provisions 
(adopted 1993), the Murphy Avenue Design Guidelines (adopted 1994), and the Sunnyvale 
Downtown Redevelopment Plan (adopted 1975, last amended 2003); and 

 
WHEREAS, the City updated its Downtown Improvement Program and amended the 

General Plan, Downtown Specific Plan, related zoning code provisions, and the Downtown 
Redevelopment Plan.  In June of 2003, the City Council certified an environmental impact report 
that evaluated the proposed changes to the Downtown Improvement Program, and amended the 
General Plan to create a new land use category described as “Downtown Specific Plan” which 
specified land uses, densities and maximum building heights for the plan area. (Resolution No. 
123-03.)  In October of 2003, the City Council adopted the revised Downtown Specific Plan and 
related zoning code amendments to further refine development regulations and standards for the 
area. (Resolution No. 149-03.).  In July of 2004, the City Council adopted an amendment to the 
General Plan and the 2003 Downtown Specific Plan to increase the available office and 
residential development densities in Block 18 of the Downtown Specific Plan; and 

 
WHEREAS, staff has received from applicant, Sand Hill Property Company, a request 

for an amendment to the Downtown Specific Plan and associated sections of Title 19 (Zoning) of 
the Sunnyvale Municipal Code.  Staff has studied the request and has proposed amendments to 
the Downtown Specific Plan and zoning code to increase the intensity of Block 18 by an 
additional 40,000 square feet of office space and a new hotel with up to 200 rooms; and  

WHEREAS, a draft and final Program Environmental Impact Report (jointly the 
“Program EIR”) was prepared to assess the potential environmental impacts of the Downtown 
Improvement Program Update (“the Project”), describe alternatives to the Project proposal and 
potential mitigation measures.  On June 17, 2003, after a public hearing duly held, the City 
Council reviewed the documents comprising the Program EIR and found that the Program EIR 
reflects the independent judgment of the City Council and its staff, and is an adequate and 
extensive assessment of the environmental impacts of the Project.  The City Council certified the 
Program EIR as having been prepared in compliance with the requirements of the California 
Environmental Quality Act (“CEQA”), made necessary findings and adopted the mitigation and 
monitoring program  (Resolution No. 123-03).  The potential environmental impacts of the 
proposed increase to Block 18 densities were considered within the scope of the Program EIR; 
accordingly, an addendum to the Program EIR has been prepared pursuant to CEQA guideline 
section 15164 to aid in its review; and 
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WHEREAS, the Planning Commission considered the proposed amendments at a duly 
noticed hearing held on __________, 2007, and has recommended approval of the amendments 
to the Downtown Specific Plan and zoning code to increase the intensity of Block 18 by an 
additional 40,000 square feet of office space and a new hotel with up to 200 rooms in Block 18; 
and  
 

WHEREAS, the City Council held a public hearing on ___________, 2007, and 
considered the reports and documents presented by City staff, the Planning Commission’s 
recommendation, and the written and oral comments presented at the public hearing.  

 
NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Sunnyvale 

that it hereby adopts the following findings and actions:  
 
I. THE GENERAL PLAN AND DOWNTOWN SPECIFIC PLAN AMENDMENTS.  The 
overall update to the Downtown Improvement Program made a series of land use, density and 
development regulation changes for properties in and adjacent to the Downtown Specific Plan 
Area.  This proposed amendment to the General Plan and Downtown Specific Plan (“DSP”) will 
increase the development potential of DSP Block 18 by 40,000 square feet of office space, for a 
total of 322,000 square feet, and a new hotel with up to 200 rooms for approximately 150,000 
square feet.  The basic purpose of the amendments is to aid in the redevelopment of Block 18, 
which is the site of the current Town Center Mall. 
  
II. ENVIRONMENTAL REVIEW.   The proposed increases to the Downtown Specific Plan 
and General Plan were considered as part of the project analyzed in the Program EIR for the 
Downtown Improvement Program Update. The City Council reviewed the Program EIR and 
found that it reflects the independent judgment of the City Council and its staff, and is an 
adequate and extensive assessment of the environmental impacts of the Project.  The City 
Council certified the Program EIR as having been prepared in compliance with the requirements 
of CEQA, made necessary findings, adopted a statement of  overriding considerations related to 
certain impacts on traffic and air quality, and adopted a mitigation and monitoring program  
(Resolution No. 123-03).  An addendum to the Program EIR was prepared for this particular 
proposal pursuant to CEQA guideline section 15164. Because the current proposal does not 
increase development intensities beyond the levels considered in the Program EIR, no additional 
significant impacts are present, nor is the severity of known significant impacts increased.  
 
Although no changes to significant impacts were identified, the existing significant and 
unavoidable impacts to cumulative regional air quality and traffic and transportation still remain.  
Accordingly, the City Council incorporates by this reference the findings and statement of 
overriding considerations contained in the Program EIR as to the environmental effects of the 
Project, together with the additional findings contained in this Resolution.  The City Council 
finds that the proposed revisions to the General Plan and Downtown Specific Plan are consistent 
with the Project reviewed in the Program EIR, therefore no additional environmental review is 
required.  The General Plan and the Downtown Specific Plan are subject to the Mitigation 
Monitoring Program adopted by the City Council for the Project.  Future site-specific 
development proposals will be subject to further environmental review on a project-by-project 
basis.  
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III. GENERAL PLAN AMENDMENT.  Based on the foregoing findings, the City Council 
finds and determines that the General Plan amendment constitutes a suitable and logical change 
in the plan for the physical development of the City of Sunnyvale, and it is in the public interest 
to approve the General Plan amendment, which is next described in more detail: 
 

A. Appendix A – Relationship of General Plan Land Use Categories with 
Zoning Categories of the Land Use and Transportation Element of the City of 
Sunnyvale General Plan is amended as follows: 
 
1. [ Text unchanged.]  
 
2. Downtown Specific Plan 

 
The Downtown Specific Plan designation permits a mix of uses in the downtown 
area, including residential, retail and commercial.  This land use category is 
limited to the downtown area.  The corresponding zoning districts with specific 
allowed uses and densities are described by block number as follows: 
 

BLOCK USE SQUARE FOOTAGE Max Height 
1 Office 

 
450,000 sq. ft. office 
10,000 sq. ft. retail 

125 ft. 

1a Very High Density 
Residential / Retail 

450 units 
52,500 sq. ft. retail 

85 ft. 

2 Historic District 
Restaurant 

Entertainment 

80,000 sq. ft. office 
170,891 sq. ft. retail 

36 ft. 

3 Local Retail 62,000 sq. ft.  50 ft. 
4 Mix of Very High and 

Medium Density Res. 
 173 units 40 ft. 

5 Very High Density 
Res. 

 

46 units 40 ft. 

6 Mix of High and 
Medium Density Res. 

112 units 40 ft. 

7 Regional Retail 
 

100 units 
50,000 sq. ft. 
office/retail 

50 ft. 

8 Mix of Low, Low-
Medium and Medium 

Density Res. 

47 units 30 ft. 

9 Low and Low-
Medium Density Res. 

 
28 units 

30 ft. 

10 Low-Medium Density 
Res. 

47 units 30 ft. 

11 Low-Medium Density 
Res. 

49 units 30 ft. 

12 Low-Medium Density 
Res. 

51 units 30 ft. 

13 Office/Retail 
Low-Medium Density 

Res. 

176,021 office 
20,120 retail 

25 units Low-Medium 
Density Residential 
along Taaffe Street 

50 ft. 
30 ft. along 
Taaffe St. 
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BLOCK USE SQUARE FOOTAGE Max Height 
14 Very High Density 

Residential 
173 units 50 ft.  along 

Mathilda 
30 ft. along 

Charles 
15 Very High Density 

Residential 
152 units 50 ft.  along 

Mathilda 
30 ft. along 

Charles 
16 Very High Density 

Residential 
 

173 units 50 ft.  along 
Mathilda 

30 ft. along Charles 
17 Low Medium Density 

Residential 
48 units 30 ft. 

18 Regional 
Retail/Mixed Use 

 

1,007,876 sq. ft. retail 
hotel (200 rooms) 

292 units 
322,000 sq. ft. office 

75 ft. for the mall  
80 ft. for the 

theaters 

20 High Density 
Residential/Office 

As per current 
allowance under 

general plan 

40 ft. for residential 
at north end of 

block and 30 ft. for 
office at south end 

of block 
 
 
IV.   DOWNTOWN SPECIFIC PLAN AMENDMENT.  Based on the foregoing findings, the 
City Council finds and determines that the revisions to the Approved 2003 Downtown Specific 
Plan constitute a suitable and logical change in the plan for the physical development of the City 
of Sunnyvale, and it is in the public interest to approve the amendments to the Downtown 
Specific Plan.  The City Council finds that the revised plan is consistent with the City's General 
Plan, and supports the City's long term goals for the downtown.  Based upon the revised plan's 
consistency with the General Plan, and subject to the implementation of the Mitigation 
Monitoring Program as a condition of approval, the City Council approves and adopts the 
amendments to the "City of Sunnyvale Downtown Specific Plan 2003," as described below: 
 

A.  Chapter Six of the City of Sunnyvale Downtown Specific Plan, entitled “Downtown 
Districts and Development Standards” is amended as follows: 

 
1.  Table 6.1 is modified as indicated below: 

 
Permitted Land Uses and Development Intensities 
Each block has one or more designated primary land uses. The following table 
lists the maximum number of units, or gross floor area for commercial uses.   
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TABLE 6.1– PERMITTED LAND USES AND DEVELOPMENT INTENSITIES 
 

 
District 

 

 
Block 

 

Area 
Acres 

 
Primary Uses 

 

Approx.  
Density 

Res.  
Units Office Retail /  

Rest. / Ent. 

Commercial Core 1 6.00 Office N/A  450,000 10,000 

Commercial Core 1a 5.76 Very High Density 
Residential 78 du/ac. 450  52,500 

Commercial Core 2 6.44 Retail N/A  80,000 170,891 

Sunnyvale/ Carroll 3 2.86 Retail Specialty 
Grocery N/A   62,000 

Sunnyvale/ Carroll 4 3.89 Very High/Medium 
Density Residential 

48 du/ac. 
24 du/ac 

 
173   

Sunnyvale/ Carroll 5 1.15 Very High  
Density Residential 40 du/ac 46   

Sunnyvale/ Carroll 6 3.49 High/Medium  
Density Residential 

36 du/ac 
24 du/ac 

 
112   

Sunnyvale/ Carroll 7 3.55 High Density  
Residential  Retail N/A 100 36,000 14,000 

South of Iowa 8 1.19 Low-Medium 
Density Residential 12 du/ac 15   

South of Iowa 8a 0.5 Medium Density 
Residential 24 du/ac 12   

South of Iowa 8b 1.59 Low Density 
Residential 7 du/ac 12   

South of Iowa 9 1.68 Low-Medium  
Density Residential 12 du/ac  

20   

South of Iowa 9a 1.19 Low Density 
Residential 7 du/ac 8   

South of Iowa 10 2.79 Low Medium  
Density Residential 12 du/ac 47   

South of Iowa 11 3.57 Low Medium  
Density Residential 12 du/ac 49   

South of Iowa 12 3.71 Low Medium  
Density Residential 12 du/ac 51   

Commercial Core 13 6.82 Retail and Low-
Medium Density Res. 

 
12 du/ac 25 176,021 20,120 

West of Mathilda 14 3.41 Very High  
Density Residential 

 
51 du/ac. 173  10,000 

West of Mathilda 15 2.77 Very High  
Density Residential 

 
54 du/ac. 152  10,000 

West of Mathilda 16 2.97 Very High  
Density Residential 

 
58  

du/acre 
173  10,000 

West of Mathilda 17 3.41 Low Medium 
Density Residential 12 du/acre 48   

Commercial Core 18 36.39 Mixed Use N/A 292 282,000 
322,000 1,007,876 

Commercial Core 20 1.70 High Density 
Residential  Office N/A 51 16,400  

TOTAL  100.6   2,009 1,040,421 
1,080,421 1,367,387 
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 2.  The identified portion of Table of Development Standards for Block 18 on page 83 of 
Chapter Six of the Downtown Specific Plan is modified as indicated below: 
 

 B.   Chapter Six of the Downtown Specific Plan is further amended by including a Land 
Use Map, referred to as Figure 6.1 following Table 6.1, 
 
 BE IT FURTHER RESOLVED, that the City Clerk is directed to file a certified copy of 
the General Plan and Downtown Specific Plan amendments with the Board of Supervisors and 
the Planning Commission of the County of Santa Clara and the planning agency of each city 
within the County of Santa Clara.  The City Clerk is directed further to file a certified copy of the 
plan with the legislative body of each city, the land of which may be included in the plan. 
  
 Adopted by the City Council at a regular meeting held on ____________, 2007, by the 
following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  
 
ATTEST: APPROVED: 
  
  
_____________________________ ____________________________ 

City Clerk Mayor 
(SEAL) 
 
APPROVED AS TO FORM AND LEGALITY: 
 
 
_______________________________________  
David E. Kahn, City Attorney 
 

B L O C K  1 8  
Uses Allowed Retail, Entertainment, Office, Hotel and High Density 

Residential 
Min Lot Size 0.30 ac. 
Max. Floor Area 1,007,897 sq. ft. retail/restaurant/entertainment 

 292 units 
 282,000 322,000 sq. ft. office 

Maximum Density N/A 
Max. Lot Coverage Per Special Development Permit 
Max. Height 75 ft. (5 stories) Up to 80 ft. for movie theaters at the 

interior of the block (80 ft. includes mechanical 
equipment). 
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ORDINANCE NO. _______ 

 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF SUNNYVALE AMENDING PORTIONS OF TITLE 19 
OF THE SUNNYVALE MUNICIPAL CODE PERTAINING 
TO DEVELOPMENT INTENSITIES IN BLOCK 18 OF THE 
DOWNTOWN SPECIFIC PLAN AREA 

 
 
 THE CITY COUNCIL OF THE CITY OF SUNNYVALE DOES ORDAIN AS 
FOLLOWS: 
 
 SECTION 1.  SECTION 19.28.050 AMENDED.  Section 19.28.050 of the Sunnyvale 
Municipal code is hereby amended to read as follows: 
 

19.28.050. Downtown specific plan blocks; primary uses and densities.  
 The downtown specific plan district is divided into subdistricts, referred to 
as “blocks.” The primary uses and densities for each block are listed in Table 
19.28.050.  

Table 19.28.050 
Primary Uses and Densities in DSP Blocks 

 District Block Primary Uses 
Approx. 
Density 

Res. 

Units 

Office 
(total  sq. 

ft.) 

Retail / 
Restaurant / 

Entertainment 
(total sq. ft.) 

Commercial Core 1 Office N/A   450,000 10,000 

Commercial Core la Very High Density 
Residential 

78 du/ac 450   52,500 

Commercial Core 2 Retail N/A   80,000 170,891 

Sunnyvale/Carroll 3 Retail Specialty 
Grocery 

N/A     62,000 

Sunnyvale/Carroll 4 Very High/Medium 
Density Residential 

48 du/ac 

24 du/ac 

173     

Sunnyvale/Carroll 5 Very High Density 
Residential 

40 du/ac 46     

Sunnyvale/Carroll 6 High/Medium 
Density Residential 

36 du/ac 

24 du/ac 

112     

Sunnyvale/Carroll 7 High Density 
Residential Retail 

N/A 100 36,000 14,000 

South of Iowa 8 Low Medium 
Density Residential 

12 du/ac 15     
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 District Block Primary Uses 
Approx. 
Density 

Res. 

Units 

Office 
(total     
sq. ft.) 

Retail / 
Restaurant / 

Entertainment 
(total sq. ft.) 

South of Iowa 8a Medium Density 
Residential 

24 du/ac 12     

South of Iowa 8b Low Density 
Residential 

7 du/ac 12     

South of Iowa 9 Low Medium 
Density Residential 

12 du/ac 20     

South of Iowa 9a Low Density 
Residential 

7 du/ac 8     

South of Iowa 10 Low Medium 
Density Residential 

12 du/ac 47     

South of Iowa 11 Low Medium 
Density Residential 

12 du/ac 49     

South of Iowa 12 Low Medium 
Density Residential 

12 du/ac 51     

Commercial Core 13 Retail and Low 
Medium Density 
Residential 

12 du/ac 25 176,021 20,120 

West of Mathilda 14 Very High Density 
Residential 

51 du/ac 173   10,000 

West of Mathilda 15 Very High Density 
Residential 

54 du/ac 152   10,000 

West of Mathilda 16 Very High Density 
Residential 

58 du/acre 173   10,000 

West of Mathilda 17 Low Medium 
Density Residential 

12 du/acre 48     

Commercial Core 18 Mixed Use N/A 292 282,000 

322,000 

1,007,876 

Commercial Core 20 High Density 
Residential Office 

N/A 51 16,400   

TOTAL       2,009 1,040,421 

1,080,421 

1,367,387 

   
 SECTION 2.  SECTION 19.28.070 AMENDED.  Section 19.28.070 of the Sunnyvale 
Municipal code is hereby amended to read as follows: 
 

19.28.070. Permitted, conditionally permitted and prohibited uses in mixed 
use, commercial and office DSP blocks.  
 (a) Table 19.28.070 sets forth those uses which are permitted, 
conditionally permitted, and prohibited in mixed use, commercial and office DSP 
blocks and the type of approval a use requires. 
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 (b) It is a violation of this chapter to: 
 (1) Engage in a use that is conditional without complying with the 
imposed conditions; 
 (2) Engage in a prohibited use; 
 (3) Engage in a use requiring a miscellaneous plan permit, use permit or 
special development permit without obtaining the required permit. 
 (c) All permitted uses which require no new construction or additions or 
changes to the exterior of the building may be conducted within existing enclosed 
buildings. New construction or additions to any use, other than a single-family 
home requires a special development permit as set forth in Chapter 19.90, except 
that Block 2 (commercial historic) also requires a landmark alteration permit as 
set forth in Chapter 19.96. Minor changes to the exterior of a building may be 
approved by the director of community development by a miscellaneous plan 
permit as set forth in Chapter 19.82.  
 

TABLE 19.28.070 
Permitted, Conditionally Permitted and Prohibited 

Uses in Mixed Use, Commercial and Office DSP Blocks 
In the table, the letters and symbols are defined as follows: 
  P = Permitted use 
 SDP = Special development permit required 
 MPP = Miscellaneous plan permit required 
 N = Not permitted, prohibited 
  
DSP MIXED USE, 
COMMERCIAL AND OFFICE 
BLOCKS 1 1a 2 3 7 13 18 20 

1.Residential                 

A. Single-family dwelling and 
accessory buildings and uses 
developed on an existing, legally 
created lot 

N N N N N SDP N SDP 

B. Single room occupancy (SRO) 
facilities 

N SDP N N SDP SDP SDP SDP 

C. 2 family dwelling (duplex) N N N N N SDP N SDP 

DSP MIXED USE, 
COMMERCIAL AND OFFICE 
BLOCKS 1 1a 2 3 7 13 18 20 

D. Multiple-family dwellings (3 or 
more units, or more than one main 
building) and accessory buildings and 
uses 

N SDP SDP SDP SDP SDP SDP SDP 

E. Boarding for less than three 
persons 

N P P P P P P P 
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DSP MIXED USE, 
COMMERCIAL AND OFFICE 
BLOCKS 1 1a 2 3 7 13 18 20 

F. Facilities caring for 6 or fewer 
persons, as declared by the state to 
be a residential use 

N P P P P P P P 

G. Small Family Day Care N P N N P P P P 

H. Large Family Day Care N UP N N UP UP UP UP 

2.Education, Recreation and 
Places of Assembly 

                

A. Education – Recreation and 
Enrichment 

SDP SDP SDP SDP SDP SDP SDP SDP 

B. Education – Primary and High 
School 

N N N N N N N N 

C. Education – Institution of Higher 
learning 

N N N N N N N N 

D. Recreational and Athletic 
Facilities 

SDP SDP SDP SDP SDP SDP SDP SDP 

E. Places of Assembly – Business 
Serving 

SDP SDP SDP SDP SDP N N SDP 

F. Places of Assembly – Community 
Serving 

N N N N N N N N 

G. Parks and Playgrounds SDP SDP SDP SDP SDP SDP SDP SDP 

H. Entertainment Establishments SDP SDP SDP SDP N N SDP N 

I. Card Rooms N N N N N N N N 

3.Commercial Uses                 

A. Assembly, compounding, 
manufacture or processing of 
merchandise or products, except 
such as are customarily incidental or 
essential to permitted retail 
commercial and service uses 

N N N N N N N N 

B. Automobile service stations N N N N N N N N 

C. Automobile vehicle-related parts 
sales, rentals,  sales, repair or service 
uses 

N N N N N N N N 

D. Childcare center SDP SDP SDP SDP SDP SDP SDP SDP 

E. Drive-through businesses N N N N N N N N 

F. Financial institutions such as 
banks and savings and loans 

MPP MPP MPP MPP MPP MPP MPP MPP 

G. Hotels and Motels SDP SDP N SDP SDP SDP N 
SDP 

N 
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DSP MIXED USE, 
COMMERCIAL AND OFFICE 
BLOCKS 1 1a 2 3 7 13 18 20 

H. Office: administrative, 
professional, medical and R&D 
(except ground floor) 

P P P SDP P SDP P P 

I. Office: ground floor 
administrative, professional and 
medical (ground floor dependent; 
not to exceed 1000 square feet per 
shopping center) 

P P P SDP P SDP P P 

J. Office: ground floor 
administrative, professional medical 
and R&D (not ground floor 
dependent or in excess of 1000 
square feet per shopping center) 

P P MPP1 SDP1 MPP1 SDP1 P P 

K. Personal service shops such as 
barber and beauty shops 

SDP P P P P SDP P P 

L. Package liquor retail sales, when 
not combined with another permitted 
use 

N SDP N SDP SDP N SDP N 

M. Pawn broker shops N N N N N N N N 

N. Public premises for which on-sale 
beer, on-sale beer and wine or on-
sale general licenses for the sale of 
alcoholic beverages have been 
issued 

SDP SDP SDP SDP SDP SDP SDP SDP 

O. Repair shops for household 
appliances and wearing apparel 

SDP P P P P SDP P SDP 

P. Retail business, including take-
out retail food establishments 

P P P P P SDP P SDP 

Q. Retail Services such as laundry, 
repair shops, etc. 

P P P P P P P P 

R. Restaurants and fast food 
restaurants with no alcohol sales 

P P P SDP SDP SDP P SDP 

4.Accessory Uses                 

A. Retail commercial uses incidental 
to and in combination with 
residential uses 

SDP SDP SDP SDP SDP SDP SDP SDP 

B. Outdoor dining in conjunction 
with an approved restaurant use 

MPP MPP MPP MPP MPP MPP MPP MPP 

5.Temporary Uses                 

A. Construction yard, subject to 
approval of director of public works 

MPP MPP MPP MPP MPP MPP MPP MPP 

6.Other Uses                 

A. Adult entertainment 
establishments 

N N N N N N N N 
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DSP MIXED USE, 
COMMERCIAL AND OFFICE 
BLOCKS 1 1a 2 3 7 13 18 20 

B. Electric transmission substations N N N N N N N N 

C. Massage establishments2 P P P P P P P P 

D. Parking structures SDP SDP SDP SDP SDP SDP SDP SDP 

E. Public service buildings and 
accessory uses 

SDP SDP SDP SDP SDP SDP SDP SDP 

F. Public transportation facilities SDP SDP SDP SDP SDP SDP SDP SDP 

G. Public utility buildings and 
service facilities 

N N N N N N N N 

H. Recycling centers in convenience 
zones as required by Public 
Resources Code Section 14300, et 
seq. 

N N N SDP SDP SDP SDP N 

I. Unenclosed uses other than 
outdoor dining 

SDP SDP SDP SDP SDP SDP SDP SDP 

J. Sale or rental of motor vehicles of 
all kinds 

N N N N N N N N 

K. Sale or rental of heavy equipment 
or machinery 

N N N N N N N N 

L. Storage or parking of 
commercial, industrial or public 
utility vehicles 

N3 N3 N3 N3 N3 N3 N3 N3 

M. Wholesale storage or 
warehousing of merchandise or 
products within a building 

N N N N N N N N 

N. Any use which is obnoxious, 
offensive or creates a nuisance to 
persons in adjacent buildings or 
premises by reason of the emission 
of dust, fumes, glare, heat, liquids, 
noise, odor, smoke, steam, 
vibrations, or similar disturbances 

N N N N N N N N 

  
1 Any lease for office use entered into prior to June 1, 2001 and any subsequent renewals of such existing leases, 

shall not be subject to the permit requirements set forth in this section. New office leases entered into with new 
or different tenants on or after June 1 , 2001 shall be subject to the provisions of this section. 

 
2 Subject to provisions of Chapter 9.41. 
 
3 Except that daytime and overnight parking of up to five commercial motor vehicles (of a type that are less than 

10,000 pounds in gross vehicle weight with not more than two axles) that are owned or operated by the 
person(s), company or business which conducts the primary use is permitted, provided the vehicles are used for 
purposes of delivery, pick up or service to patrons of the primary use only, do not utilize on-site required parking 
and are not utilized for purposes of advertising. 
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SECTION 3.  SECTION 19.28.100 AMENDED.  Section 19.28.100 of the Sunnyvale Municipal 
code is hereby amended to read as follows: 
 
 19.28.100. Block summaries and building setbacks.  

 Each lot in each block shall conform to applicable provisions for frontage, 
interior side and rear setbacks, as set forth in Tables 19.28.100(a) through (e). 
Covered porches, stoops, and stairways may extend up to six feet into any 
required front yard.  

Table 19.28.100(a) 
 Development Standards for Commercial Core District Blocks 1, 1a, 2 and 3 

[No Change] 

 
Table 19.28.100(b) 

Development Standards for Commercial Core District Blocks 13, 18 and 20 

   Block 13 Block 18 Block 20 

Primary Uses Allowed Office and Service retail 
and Low-Medium 
Density Residential 

Retail, Entertainment, 
Office, Hotel and High-
Density Residential 

Office High Density 
Residential 

Min. Lot Size 0.4 ac.   No min. 

Max. Office/Retail  

Sq. Ft. 

170,891 sq. ft. office 20,120 
sq. ft. retail/restaurant 

1,007,897 sq. ft. retail/ 
restaurant/entertainment 

282,000 322,000 office 

16,400 sq. ft. office 

Max. Residential Units 25 292 units 51 units 

Approximate Density 12 du/acre for townhouses 
along Taafe Street 

N/A 36 du/acre for northern half 
of the block 

Max. Lot Coverage Per SDP Per SDP 60% max 

Office uses - 50 ft. (3 
stories) 

40 ft. (3 stories) for high-
density residential on the 
north half of the block  

Max. Height 

Residential - 30 ft. (3 
stories) 

75 ft. (5 stories) Up to 80 
ft. for movie theaters at 
the interior of the block 

30 ft. for office uses on the 
south half of the block 

Required Right-of-Way 
Dedications 

10 ft. along Mathilda 
Avenue 

5 ft. along Mathilda 
Avenue north of Booker 
10 ft. along Mathilda south 
of Booker 5 ft. along Iowa 
between Mathilda and 
Parking Garage B 

10 ft. along Mathilda 
Avenue 

Min. Setbacks/Build-to 
Requirements (see 
diagram) 0 ft. 

  

 

    

Mathilda Ave. 0 ft. 0 ft. 0 ft. 
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   Block 13 Block 18 Block 20 

McKinley Ave. 0 ft. 0 ft. N/A 

Taaffe St. 10 ft. 0 ft. N/A 

El Camino Real N/A N/A 30 ft. 

Sunnyvale Ave. N/A 0 ft. N/A 
Olive Ave. 10 ft. N/A 10 ft. 
Min. Interior Setbacks       

Side 0 ft. 0 ft. 6 ft. 

Rear 0 ft. 0 ft. 20 ft. 

  

  Block 13 Block 18 Block 20 

Min. 
Landscaped 
Area 

All areas not 
devoted to 
driveways 
and surface 
access zones 

All areas not 
devoted to 
driveways 
and surface 
access zones 

All areas not 
devoted to 
driveways 
and surface 
access zones 

        

Min. Useable 
Open Space 

500 sq. 
ft./unit 

50 sq. ft./unit 380 sq. 
ft./unit 

Type of 
Parking 

Surface 
Parking or 
Above-
Ground 
Structures 

Above grade 
structures and 
surface 
parking 

Structured 
and surface 
(underground 
is encouraged) 

Special 
Design 
Features 

None Downtown 
Gateway at 
Mathilda/ 
Washington 

None 

  

Table 19.28.100(c) 
Development Standards for Sunnyvale/Carroll District Blocks 4, 5, 6 and 7 

 [No Change] 
 

Table 19.28.100(d) 
Development Standards for South of Iowa District Blocks 8, 8a, 8b, 9, 9a, 10, 11 and 12 

[No Change] 
 

Table 19.28.100(e) 
Development Standards for West of Mathilda District Blocks 14, 15, 16, and 17 

[No Change] 
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 SECTION 4.  CEQA COMPLIANCE.  As part of the process of updating the Downtown 
Improvement Program, the City has analyzed the environmental effects of this ordinance, 
certified a Program Environmental Impact Report and a Mitigation Monitoring and Reporting 
Program on June 17, 2003, prepared an addendum to the EIR pursuant to guideline 15164, and 
made necessary findings required by the California Environmental Quality Act (Public Res. 
Code §§ 21000 et seq.; "CEQA"). The City finds that the adoption of this ordinance is within the 
scope of the program EIR and no new environmental documentation is required. 
 
 SECTION 5.  EFFECTIVE DATE.  This ordinance shall be in full force and effect thirty 
(30) days from and after the date of its adoption. 
 
 SECTION 6.  POSTING AND PUBLICATION.  The City Clerk is directed to cause 
copies of this ordinance to be posted in three (3) prominent places in the City of Sunnyvale and 
to cause publication once in The Sun, the official newspaper for publication of legal notices of 
the City of Sunnyvale, of a notice setting forth the date of adoption, the title of this ordinance, 
and a list of places where copies of this ordinance are posted, within fifteen (15) days after 
adoption of this ordinance. 
 
 Introduced at a regular meeting of the City Council held on _____________, 2007, and 
adopted as an ordinance of the City of Sunnyvale at a regular meeting of the City Council on 
________________, 2007, by the following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  
 
ATTEST: APPROVED: 
  
  
  
_____________________________ ____________________________ 

City Clerk Mayor 
(SEAL) 
 
APPROVED AS TO FORM AND LEGALITY: 
 
 
_____________________________________  
David E. Kahn, City Attorney 

 
 
 






















